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I . EXECUTIV E SUMM ARY 
 

 

A. BACKGROUND 
 

RiverSpring Health Senior Living, Inc. d/b/a Riverôs Edge (the ñSponsorò), an affiliate of The 

Hebrew Home for the Aged at Riverdale (ñHebrew Homeò), is a not-for-profit corporation 

organized under the laws of the State of New York. The Sponsor is currently in the process of 

developing a Continuing Care Retirement Community (ñRiverôs Edgeò or the ñCommunityò), 

in the Bronx, New York (the ñRiverSpring Campusò) which includes the facilities of Hebrew 

Home and Hebrew Home Housing Development Fund Company, Inc. 

 
The Sponsorôs sole corporate member is RiverSpring Health Holding Corp. (ñRHHCò), a New 

York not-for-profit corporation that is the sole corporate member of eight not-for-profit entities 

(including Hebrew Home). Hebrew Home was founded in 1917 as a result of a small Harlem, 

New York synagogueôs mission to provide shelter to poor, homeless, elderly people. In 1948, 

Hebrew Home purchased 19 acres along the Hudson River in the Riverdale section of the 

Bronx. Today, Hebrew Home owns and operates a 845 bed Article 28 licensed nursing facility, 

a 35 bed Article 7 licensed adult care facility, and a 288 bed Article 28-A licensed nursing 

facility. On October 1, 2016, Palisade Nursing Home Company, Inc., a 288 bed Article 28-A 

licensed nursing facility merged into Hebrew Home, with Hebrew Home as the surviving 

entity. Through affiliated entities Hebrew Home Housing Development Fund Company, Inc. 

and Hudson House Housing Development, Inc., the RiverSpring facilities also offer an 

additional 137 private senior apartments (ñRiverWalkò) and a 59 unit HUD Section 202 senior 

housing community. 

 
Hebrew Home recognizes the importance of expanding the organizationôs philosophy of 

service to the elderly through other non-reimbursement based means and have set forth 

objectives including diversifying the services to include more private pay, independent living 

that will serve a younger, more active customer. 
 

 
 

B. MARKET ANALYSIS 
 

Greystone performed a comprehensive market analysis that evaluated the needs of the senior 

market and the market-place potential of Riverôs Edge through demographics and real estate 

analyses and the current competitive environment. The market analysis results confirm the 

viability of an independent living market suff icient to support the Community. 

 
The Communityôs Primary Market Area (ñPMAò) is defined as a twenty-five ZIP code area 

located within an approximate 10 mile radius around Hebrew Home, covering approximately 69 

square miles of the Riverdale section of the Bronx and those communities in southwestern 

Westchester County along the Hudson River. For planning purposes, approximately 75% of the 

residents are expected to originate from the PMA. Approximately 7,758 senior households age 

75 and older with annual incomes exceeding $75,000 reside in the PMA. Median home sale values 

in the PMA have increased steadily since 2012, indicating a strengthening real estate market. 

Through June 2016, the median PMA home sales value was approximately $751,800 and 

approximately 42% of PMA home sale prices were greater than $650,000. 



Riverôs Edge Development Plan Page 2  

A penetration analysis was performed for the proposed 388 independent living apartments.  The 

highest step penetration rates for the currently planned unit types yielded a 5.8% income 

penetration rate and a 2.9% home value penetration rate, indicating that sufficient market demand 

exists for the Community. 
 

 
 

C. RECOMM ENDED DEVELOPMENT STRATEGY 
 

Based upon the results of the Market Analysis, there is an opportunity for the development of 

new independent living apartments. A phased development strategy has been crafted for 

Riverôs Edge with a unit mix, pricing structure, and resident program offering that will  resonate 

with the senior consumer and build upon the reputation of Hebrew Home. The Community will  

consist of 388 independent living apartments located in a north tower and two south towers. 

The fi rst phase (North Tower) will  include approximately 271 independent living apartments 

ranging in size from 750 square foot one bedroom apartments to 1,200 square foot two bedroom 

penthouse apartments.  The building will  be constructed on property owned by Hebrew Home 

and located on the RiverSpring Campus.  The second phase (South Towers) of development 

will  consist of 117 independent living apartments ranging in size from 750 square foot one 

bedroom apartments to 1,200 square foot two bedroom apartments. The second phase of 

development will  be constructed on property currently owned by The Hebrew Home for the 

Aged at Riverdale Foundation, Inc. (the ñFoundationò), adjacent to the property owned by 

Hebrew Home, on the RiverSpring Health Campus. 

 
The North Tower will  consist of 271 independent liv ing apartments ranging in size from 750 

square feet one bedroom apartments to 1,200 square feet two bedroom apartments. Upon 

opening in 2021, initial entrance fees will  range from $769,900 to $1,319,900 with monthly 

service fees of $5,095 to $7,495. In the case of a couple occupying an independent living 

apartment, the second person will pay $1,895 and there will be a second person entry fee of 

$50,000. The second person entry fee wil l amortize 2% per month, over 50 months, until zero. 

The South Towers will  consist of 117 independent living apartments ranging in size from 750 

square feet one bedroom apartments to 1,200 square feet two bedroom apartments. Upon 

opening in 2024, initial entrance fees will  range from $850,000 to $1,385,900 with monthly 

service fees of $5,495 to $8,095. In the case of a couple occupying an independent living 

apartment, the second person will pay $2,030 and there will be a second person entry fee of 

$55,436. The second person entry fee wil l amortize 2% per month, over 50 months, until zero. 

Entrance fees for both towers will  be 80% refundable for initial residents. A limited number of 

alternative contracts with varying monthly service fees, entrance fees and refundability are 

anticipated to be offered to initial residents. The Community will  be licensed under Article 46 

of the New York Public Health Law and will offer a full Type A l ife care benefi t. 
 

 
 

D. PROJECT ECONOMICS AND FINANCING PLAN 
 

The preliminary financial analysis indicates that the Community is financially viable. 

Construction of the Community wil l be financed with two financings ï one for the North Tower 

and one for the South Towers. It is important to note that the North Tower must stand-alone 

financially and meet all financing covenants. For the construction of the North Tower, it is 

anticipated that the tax-exempt bonds will  total $304,805,000 including $89,805,000 in long 
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term bonds. For construction of the South Towers, it is anticipated that the tax-exempt bonds 

will  total $145,185,000 including $45,185,000 in long term bonds. 
 

Project Budget and Financing Plan 
 

The estimated project budget for the Community is $353.3 million for the North Tower only 

and $160.2 million for the South Towers, including working capital requirements. 
 
 

Phas e I  -  Phas e II  - 

 S OURCES OF FUNDS :  Nor th Tower  S outh Towers  Total   

 
Permanent Debt $  89,805  $  45,185  $  134,990 

ITBs 215,000  100,000  315,000 

Equity 8,500  -  8,500 

Project Cos ts Funded by Entrance Fees 39,995  15,027  55,022 

Total Sources of Funds $  353,300  $  160,212  $  513,512 
 

 
 

USES OF FUNDS: 
 

Land and Related 

Cons truction and Related 

Des ign & Engineering 

$  25,367 
 
 

10,247 

 $  - 
 
 

875 

 $  25,367 
 
 

11,122 

Cons truction and Development 174,846  95,716  270,562 

Cons truction ï Indirect 6,774  2,310  9,084 

Subtotal - Cons truction and Related 191,867  98,901  290,768 

Occupancy Development/Marketing 13,050  6,500  19,550 

Other Cos ts 5,715  2,233  7,948 

Project Contingency 7,044  3,193  10,237 

Subtotal - Before Financing 243,043  110,827  353,870 

Net Funded Interes t Cos ts 42,779  19,571  62,350 

Financing and Is s uance Cos ts 9,061  5,088  14,149 

Minimum Liquid Res erve 8,057  3,876  11,933 

Debt Service Res erve 20,100  10,500  30,600 

Subtotal - Financing and Related 79,997  39,035  119,032 

Cas h Requirements after Opening 24,208  8,280  32,488 

Working Capital Cus hion 6,052  2,070  8,122 

Total Us es of Funds $  353,300  $  160,212  $  513,512 

 

Project costs for the North Tower exclusive of financing and related costs ($51.8 million) and 

funding of reserves ($28.2 million) are estimated at $243.0 million. Project costs for the South 

Towers exclusive of financing and related costs ($24.7 million) and funding of reserves ($14.4 

million) are estimated at $110.8 million.  Construction of the North Tower and South Towers 

are anticipated to be funded with tax-exempt fixed-rate temporary debt (ñTemporary Debtò) 

and tax-exempt fixed-rate permanent debt (ñPermanent Debtò) issued by Build NYC Resource 

Development Corporation, equity and entrance fees.   The Temporary Debt funds total 

approximately $315.0 million of total project costs.  All  Temporary Debt is planned to be 

retired with entrance fees from occupancies in the independent living apartments in 2021, 
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2022, 2023 and 2024 for the North Tower and 2024 and 2025 for the South Towers. Permanent 

Debt is assumed to have a 35-year term with scheduled amortization in Year 5. The currently 

assumed all-in interest rate for financing of the North Tower is 6.00% on the Temporary Debt 

and 7.00% on the Permanent Debt. The currently assumed all-in interest rate for financing of 

the South Towers is 6.50% on the Temporary Debt and 8.00% on the Permanent Debt. The 

final capital structure will  be determined based on a collective review of the capital markets 

by the investment banker, Herbert J. Sims (ñSimsò) and financing team as development 

progresses. 

 
Projected Financial Performance 

 

The cash flow analysis demonstrates that the Community is financially viable after achieving 

stabilized occupancy.  The North Tower is anticipated to reach stabilized occupancy in fiscal 

year 2024 after a 36 month fil l-up period. At that time, the Community is anticipated to generate 

net cash flow, including net entrance fees from turnover, of approximately $9.9 million in 2025, 

the fi rst full  year after stabilized occupancy. In 2025, the projected debt service coverage ratio 

from operations and entrance fees is 1.61X and the projected cash to debt ratio, including 

restricted cash reserves, is 66%. 

 
The South Towers will  open in January 2024 and will  reach stabilization in 2026. Net cash 

flow generated including net entrance fees received will  be approximately $19.6 million in 

2027, the fi rst full  stabilized year of the Community. Consolidated cash reserves after 

retirement of short term debt will  be approximately $122.6 million and the projected debt 

service coverage ratio is 1.89X including net turnover entrance fees. The projected cash to debt 

ratio, including restricted cash reserves, is 93%. 

 
2025

(1)  
2027

(1)
 

Nor th and South 
Nor th Tower  

Towers 

Funds Generated before Debt Service 
(2)                                                                   

$                   6,738 

Debt Service                                                                                           $                 (6,837) 

Capital Expenditures                                                                                                     (725) 

Net Cas h Flow Before Entrance Fee                                                     $                    (824) 

Net Res ident Depos its Received 
(2)                                                                               

$                   9,332 

Net Cas h Generated                                                                               $                   8,508 
 

Debt Coverage Ratio From Operations and 

Turnover Res ident Depos its                                                                                     2.22X 

Debt Coverage Ratio From Operations Only                                                             .93X 

Cas h Res erves                                                                                       $                 61,825 

Total Debt Outs tanding                                                                        $                 89,254 

Percentage of Cas h Res erves to Debt Outs tanding                                                   69% 

Unres tricted Days Cas h on Hand                                                                                 783 

$   9,815 

(10,945) 

(1,275) 

$  (2,405) 

$  19,607 

$  17,202 
 
 

2.45X 

.82X 

$  122,595 

$  132,304 

93% 

971 

(1) First full year of stabili zed operations 
 

(2) Financial projections reflect actuarial projection as provided by AV Powell 
 

 

Pre-finance Capital Requir ements 
 

To fund development costs prior to the start of construction, approximately $40.2 million will be 

required for development capital for land costs, design and engineering, development, marketing 

and other project costs. Pre-finance development costs will be funded through the Hebrew Home 
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Foundation. At the time of permanent financing, the Foundation will be reimbursed for all but 

$8.5 million of pre-finance costs pursuant to the contribution agreement between the Foundation 

and the Sponsor. 

 
E. REGULAT ORY REQUIREMENTS 

 

The Community wil l be governed under Article 46 of the New York Public Health Law.  A 

Certificate of Authority is required prior to accepting 10% deposits. 

 
F. KEY CONSIDERATI ONS 

 

The Development Plan (the ñPlanò) is based upon a set of assumptions determined as of the date 

of the Plan, unless otherwise noted.  With the development and operation of any business, 

assumptions change.  Changes in assumptions may occur as a result of prudent and conscious 

business decisions or possibly uncontrollable factors or events.  These changes may create 

reduced revenues, increased costs, or extended timelines.  To the extent possible, the Plan wil l 

adjust to address changes. 

 
Certain factors and events may unfavorably impact the Plan.   These factors and events may 

include, but are not limited to, increased costs, lower than anticipated revenues, employee 

relations, taxes, governmental controls, changes in regulations, changes in demographic trends, 

changes in general and local real estate conditions, changes in the competitive environment, 

changes in retirement living and health care industries, and general and local economic conditions. 

The Plan is not intended to identify, quantify, address or represent an exhaustive list of factors, 

nor can it predict events outside the control of Hebrew Home or Greystone. 

 
G. PRELI MINARY DEVELOPMENT TI MELINE 

 

Once the Certificate of Authority is received, currently anticipated in August 2017, the 

Community wil l initiate pre sales-activity. At that time, the Community wil l begin accepting 10% 

deposits for the independent living apartments.   Achievement of 75% pre-sales of the North 

Tower is expected to be achieved by March 2019.  Completion of construction documents and 

receipt of a Guaranteed Maximum Price (ñGMPò) contract is anticipated to occur in March 2019. 

Permanent financing and construction start for the North Tower is planned for June 2019. 

Construction of the North Tower is anticipated to take 26 months for full completion, with initial 

independent living occupancy anticipated after 27 months in September 2021. The North Tower 

independent living apartments are planned to fill to stabilized occupancy (95%) over a 36 month 

period.  The first full year after reaching stabilized occupancy, or the Stable Year, is anticipated 

to be 2025. 

 
Permanent financing and construction start for the South Towers is planned for October 2021, 

and expected to take 26 months for full completion, with initial independent living occupancy of 

the South Towers anticipated after 27 months in January 2024. The South Towers are planned to 

fil l to stabilized occupancy (95%) over a 27 month period. The first full year after reaching 

stabilized occupancy, or the Stable Year, is anticipated to be 2027. 
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II . MARKET ANALYSIS 
 

 

A. INTRODUCTION 
 

The purpose of the market analysis is to define a market-driven project scope and size for a 

specific market by determining marketplace needs and potential.   Local demographics are 

analyzed utilizing industry guidelines tailored to the local market to define the target population 

and primary market area.  A review of existing and planned senior housing alternatives is 

conducted to understand how the needs of the marketplace have already been, or will be, met. 

Market penetration analyses are then completed to define: (i) the recommended number of 

residential apartments to be developed; (ii ) the unit mix; and (iii ) a market-based resident program 

and pricing structure. 

 
B. PRIMAR Y MAR KET AREA 

 

The primary market area (ñPMAò) is defined as the probable geographic area from which the 

community wil l draw a majority of its residents. The PMA definition considers the zip code origin 

of existing Hebrew Home residents, experience of other senior living providers in the market, as 

well as taking into account man-made, socio-economic, and natural barriers. The PMA was also 

confirmed based on site visits to the market. 

 
Based on the factors described above, the PMA for the Community is defined as encompassing a 

twenty-five zip code area covering approximately 69 square miles of the Bronx area. The primary 

market area is bounded by Manhattan to the south, the Hudson River to the west and the Tappan 

Zee Bridge to the north. This PMA encompasses the Riverdale section of the Bronx and those 

communities in southern Westchester County along the Hudson River as well  as Scarsdale and 

New Rochelle. The PMA consists of the following zip codes that are generally within a five mile 

radius of Hebrew Home:  10458, 10461, 10462, 10463, 10466, 10467, 10468, 10469, 10470, 

10471, 10475, 10502, 10522, 10530, 10583, 10701, 10703, 10704, 10705, 10706, 10707, 

10708, 10709, 10710, and 10804. For planning purposes, approximately 75% of the 

Communityôs residents are expected to originate from the PMA.  Although the location of the 

site is in close proximity to New Jersey, it is geographically separated by the Hudson River. 

Generally, crossing a geographic barrier such as a river or moving a greater distance is a greater 

barrier to entry to the Community. Although New Jersey is not included in the PMA, it is 

expected that 25% of the resident population will  come from other areas of New York, 

including Manhattan, and out-of-state (including New Jersey). 

 
Figure 1 presents a map of the area that shows the PMA. 
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Figure  1 

Primary  Market  Area Map 
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C. INDEPENDENT LIV ING 

Target Population 

The target population for independent living is seniors age 75 years and older with incomes 

greater than $75,000 residing within and around the PMA. Figure 2 reflects the distribution of 

approximately 7,760 senior households age 75 years and older with estimated annual income 

of at least $75,000 in 2016.  Approximately 75% of the residents for the Community are 

planned to originate from within the PMA. Although New Jersey is not included in the PMA, 

it is expected that 25% of the resident population will  come from other areas of New York, 

including Manhattan, and out-of-state (including New Jersey).  Seniors may also move from 

outside of the region to be near family or for other reasons. 
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Figure 2 

PMA Dot Density Map 
 

Riverdale, NY Dot Density Map 
7,758 Senior Households Age 75+ with Incomes $75K+ 
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10468  102    Bronx 
 

10469  370    Bronx 
 

10470  143    Bronx 
 

10471 315    Bronx 
 

10475  237    Bronx 
 

10502  184   Ardsley 
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10530  249    Hartsdale 
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10704  386    Yonkers 
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10706  204    Hastings on Hudson 
 

10707  186    Tuckahoe 
 

10709  550    Bronxville 
 

10709  190    Eastchester 
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10804  383    New Rochelle 
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